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Project Title & No.  Cortez  Conditional Use Permit ED19-239 (DRC2019-00058)  

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The proposed project could have a "Potentially 

Significant Impact" for environmental factors checked below. Please refer to the attached pages for 

discussion on mitigation measures or project revisions to either reduce these impacts to less than 

significa nt levels or require further study.  

 Aesthetics  

 Agricultur e & Forestry  

Resources 

 Air Quality  

 Biological Resources  

 Cultural  Resources 

 Energy 

 Geology & Soils 

 Greenhouse Gas Emissions  

 Hazards & Hazardous Materials  

 Hydrology  & Water Quality  

 Land Use & Planning  

 Mineral Resources  

 Noise 

 Population  & Housing  

 Public Services 

 Recreation  

 Transportation  

 Tribal Cultural Resources 

 Utilities  & Service Systems 

 Wildfire  

 Mandatory Findings of 

Significance 

DETERMINATION:  (To be completed by the Lead Agency)  

On the basis of this initial evaluation, the Environmental Coordinator finds that:  

 The proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE 

DECLARATION will be prepared. 

 Although the proposed project could have a significant effect on the environment, there will not be a 

significant effect in this case because revisions in the project have been made by or agreed to by the 

project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.  

 The proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL 

IMPACT REPORT is required. 

 The proposed project MAY have a "potentially significant impact" or "potentially significant unless 

mitigated" impact on the environment, but at least one effect 1) has been adequately analyzed in an 

earlier document pursu ant to applicable legal standards, and 2) has been addressed by mitigation 

measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL 

IMPACT REPORT is required, but it must analyze only the effects that remain to be addressed.  

 Although the proposed project could have a significant effect on the environment, because all 

potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 

DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant 

to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are 

imposed upon the proposed project, nothing further is  required.  

 

David Moran  
 

 

 
 

 
10/14/2020 

Prepared by (Print)  
 

Signature  
 

 
 

Date 

 

Steve McMasters  

 

 

 

Steve McMasters,  

Principal Environmental 
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Reviewed by (Print)  
 

Signature  
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Project Environmental Analysis  

 The County's environmental review process incorporates all of the requirements for completing the 

Initial Study as required by the California Environmental Quality Act (CEQA) and the CEQA Guidelines.  The 

Initial Study includes staff's on -site inspection of the project site and surroundings and a detailed review of 

the information in the file for the project.  In addition, available background information is reviewed for 

each project.  Relevant information regarding soil types and characteristics, geologic information, significant 

vegetation and/or wildlife resources,  water availability, wastewater disposal services, existing land uses and 

surrounding land use categories and other information relevant to the environmental review process are 

evaluated for each project.  Exhibit A includes the references used, as well as  the agencies or groups that 

were contacted as a part of the Initial Study.  The County Planning Department uses the checklist to 

summarize the results of the research accomplished during the initial environmental review of the project.  

 Persons, agencies or organizations interested in obtaining more information regarding the 

environmental review process for a project should contact the County of San Luis Obispo Planning 

Department, 976 Osos Street, Rm. 200, San Luis Obispo, CA, 93408 -2040 or call (805) 781 -5600. 

A. Project  
 

DESCRIPTION: Hearing to consider a request  by Emilo Cortez  for a Conditional Use Permit  (DRC2019-00058) 

to establish 27,216 sq uare feet (sf) of indoor cannabis cultivation area (20,412 sf canopy); 6,552 sf of ancillary 

indoor nursery (5,103 sf canopy); 2,612 sf of indoor cannabis manufacturing and ancillary processing; ancillary 

transport; and other related site improvements (e.g., composting area, trash / recycling area, water tanks, 

parking, portable restrooms, storage shed, indoor office / restroom building; etc.). A parking modification is 

requested to allow 13 parking spaces versus 71. A modification  of the fencing standards  is requested to allow 

security fencing within the side  yard  setback and no security fencing around the cannabis manufacturing / 

ancillary processing building.  The project will result in approximately 1,288 cubic yards (cy) of cut and 956 cy 

of fill and total site disturbance of approximately 2.04 acres on a  22.32 acre parcel located at 375 Mehlschau 

Road, about 1 mile northeast of the community of Nipomo. The project is within the Agriculture land use 

category and within the South County Inland Sub -area of the South County Planning Area. Project components 

are described below and  summarized in Table 1.  

 

Indoor Cultivation (Mixed-Light) and Ancillary Nursery  

A total of 8  greenhouses will be constructed for a total of 27,216 square feet  gross of indoor cannabis 

cultivation area and 20,412 square feet  of cannabis canopy. Two additional g reenhouses , with a gross area of 

6,552 square feet and a cannabis canopy of 5,103 square  feet,  would be constructed for indoor, ancillary 

nursery use directly west of the proposed indoor cannabis cultivation.  Within proposed greenhouses t he 

cannabis plants will be  placed  in small pots located on raised benches. The greenhouses will all be equipped 

with  an odor control system.  Black out curtains will also be installed within the greenhouses to prevent interior 

light from being visible outside during nighttime operations . The indoor cultivation will yield six  harvests per 

year, or a harvest every two months.  

 

Ancillary Processing, Manufacturing, and Ancillary Transport  

The project use an existing 2, 612 square foot  ag-exempt structure (PMT2003 -03091) for processing and 

manufacturing of cannabis product s grown onsite.   The building includes a n area for the storage of raw, 

processed, and manufactured cannabis storage.  The building will be modified /remodeled  to meet building 

code requirements for the proposed use and will be equipped with a n odor control system . The 

mailto:planning@co.slo.ca.us
http://www.sloplanning.org/
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manufacturing process will e mploy a carbon dioxide (CO 2) extraction system in which pressurized CO 2 is used 

to extract waxes, cannabinoids, and terpenes from cannabis plants. Following processing and/or 

manufacturing, the product will be placed in totes, sold, and transported offsite  by a buyer or a certified 

employee (ancillary transport).   

 

Table 1 ɀ Cortez CUP Project Summary  

 

Proposed Cannabis 

Activity / Related 

Improvements  

 

Project Components  

Total Area  

Canopy 

(SF) 

Total SF 

Gross  

Acres  

 

Indoor Cultivation  

New Greenhouses  

7 @ 3,528 SF each = 18,522 

 

20,412 

 

27,216 

 

0.62 
New Greenhouse (1 @ 2,520 SF) 

Indoor Ancillary 

Nursery  

New Greenhouse (1 @ 3,024 SF)  

5,103 

 

6,552 

 

0.15 New Greenhouse (1 @ 3,528 SF) 

Ancillary Processing 

& Manufacturing  

Within existing 

metal building 1 

Processing2 (1,630 SF)   

N/A 

 

2,612 

 

0.06 Manufacturing (772 SF)  

Cannabis Storage 3 (210 SF) 

Ancillary Transport 4 Allows for the transport of cannabis grown onsite 

to testing facilities and to other licensees 

consistent with State law.   

N/A N/A N/A 

Office & Restrooms  Within existing modular building 1 N/A 383 0.01 

Interior Access 

Improvements / 

Vegetation Clearance  

New interior access improvements including Cal 

Fire Turnaround (10,320 SF)  
N/A  

20,320 

 

0.47 
New 10 foot vegetation clearance on both sides 

of interior access to manage fuel load (10,000 SF)  
N/A 

Parking  12 new dirt spaces (8Ʌ x 16Ʌ each = 1,536 SF)  

N/A 

 

1,680 

 

0.04 New ADA Paved Space (8Ʌ x 18Ʌ = 144 SF) 

Water Storage Tanks  3 new 5,000 gallon tanks (3 @ 50 SF each = 150 

SF) 
 

N/A 

 

250 

 

0.01 
1 new fire water storage tank (10,000 gallons @ 

100 SF each) 

Storage  

(Fertilizers, Pesticides, & 

Wastewater) 

1 new metal shed for pesticides/fertilizers (200 

SF) 
 

N/A 

 

357 

 

0.01 
1 existing reclamation water tank for wastewater 

(10,000 gallons @ 157 SF) 

 

Other Related Site 

Improvements  

New Composting Area (750 SF)   

 

N/A 

 

 

29,694 

 

 

0.68 

New Trash/Recycling Area (48 SF) 

Existing septic system / leach field 1 (3,600 SF) 

2 new portable restrooms (2 @ 25 SF each = 50 

SF) 

New PG&E service extension from existing service 

to new electrical box (3Ʌ x 2Ʌ x 420Ʌ = 2,520 SF)  

Solar array on roof of processing building / 

energy storage within 0 SF 4 

Miscellaneous alterations (construction staging 

areas, irrigation lines, water lines, etc.) (22,726 SF)  

Total Area of Disturbance  89,064 2.04 

mailto:planning@co.slo.ca.us
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Notes :  1 Building / structure will be required to meet current building code regulations for the proposed use.  

 2 Cannabis ordinance defines processing as: drying curing, trimming, rolling, storing, packaging, and labeling of 

nonmanufactured cannabis products.  

 3 Raw, processed, and manufactured cannabis will be stored in this area.  

 4 This component is within an area defined elsewhere in this table.  

 

 

Other Related Site Improvements  

Other Cannabis Related Improvements 

As noted in Table 1, cannabis operations will include the following additional improvements:  

¶ The remodel of an existing modular building (383 sf) for an office and restroom;  

¶ Two new portable  restrooms;  

¶ Trenching to extend PG&E service and to install irrigation and water lines;  

¶ A new metal shed (357 sf) for storage of fertilizers and pesticides;  

¶ Use of an existing 10,000 gallon water tank for wastewater;  

¶ Water storage tanks,  

¶ Composting and trash/recycling area; and  

¶ 1,288 cubic yards of cut and 956 cubic yards of fill  to for access and site improvements .  

Access  

The proposed cannabis activities would be  accessed from Mehlschau Road  by way of two  gated entrances. 

For CalFire access, a turnaround, with a base surface, is proposed south of the proposed greenhouses.  

Adjacent to the projectɅs interior access and proposed greenhouses, vegetation would be cleared within a 10 -

foot wide  buffer zone to provide a fire/fuel break on site.  No additional interior access improvements are 

proposed.   

 

Operations  

The project will employ 6 -8 full time employees and no seasonal employees during the harvest. H ours of 

operation are proposed from 6am -2:30pm  six days per week. The project proposes a total of 13 parking 

spaces (i.e., 12 dirt parking spaces and one paved American Disability Act (ADA) compliant space).    

 

Security 

A detailed Security Plan has been provided as part of the application materials that includes security cameras 

with night vision/infrared technology , new 6 foot tall  chain link fencing with p rivacy slats located around the 

perimeter of the greenhouses , and secure entry / access gates at two locations . Security cameras will be 

placed around the perimeter of the pro perty and fenced cu ltivation /  nursery area, adjacent to the processing 

building, and at the siteɅs Mehlschau entrance. The entrance to the property has a secure  electronic access 

gate, with a keypad entry. A Knox box will be added for Sheriff and Cal Fire access. The site will operate in full 

compliance with State Licensing requirements for track and trace which will further ensure adherence to 

security protocols.   

 

Screening and Fencing  

Existing fencing includes 6  foot  tall steel pipe fencing along the siteɅs Mehlschau Road frontage and 6 foot  tall , 

mailto:planning@co.slo.ca.us
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six-strand barbed wire fencing along the east and west  property lines . Existing fencing would remain and new 

securi ty fencing (6 foot tall chain link fencing with privacy slats) is proposed around the cannabis cultivation 

and nursery greenhouses.  

 

Odor Management  

Indoor cultivation and ancillary nursery greenhouses would  be  fully enclosed.  There are two greenhouse 

design options for odor management.  Option one has a closed loop system with carbon scrubbers that keep 

air and odors  contained within the building. Option two has vents that include a more intensive odor 

management system (Eleme nt Air), designed to react with cannabis and eliminate offsite odor.  Both systems 

will include the placement of downcast fans at each greenhouse entrance/exit to keep odors inside. The 

processing/manufacturing building will include a carbon scrubber syste m as well as a closed loop system.   

Details for the odor management systems are incorporated by reference and available for review at the 

Department of Planning and Building 976 Osos Street, Suite 200, San Luis Obispo.  

  

Grading  

The proposed structures will be  placed on a relatively flat  portion of the project site  to reduce grading. 

Overall, the proposed structures and road grading would result in approximately 1,288 cubic yards (cy) of  

cut  and 956 cy of fill for a total site dis turbance of 89,064 SF.  

 

Waste Management  

Wastewater runoff from the greenhouses will be conveyed to a 10,000 square feet  container  and used to 

water other plants onsite. All wastewater will be recycled and used to irrigate  plant s.  All green waste 

consist ing of dead and/or stripped of flower plants and soil are composted onsite within a defined soil 

compost area. Any non -compostable waste produced onsite will be placed in the trash bins located next to 

the existing manufacturing building onsite, which is r egularly serviced by South County Sanitation. Portable 

restrooms will be provided for staff located next to the greenhouses along the access road for ease of 

servicing. Additional restrooms (ADA compliant) will be added to the manufacturing building (hooke d up to 

existing septic system).  

 

Hazardous Materials Storage and Hazard Response Plan  

Pesticide and fertilizer usage will be conducted in accordance with  the Department of Agriculture standards. 

Pesticides and fertilizers will be stored in a new 200 square feet metal shed to be placed inside the fenc ed 

area next to the proposed greenhouses.  

 

The following products will be used for soil and pest control: 0 -0-50 sulfate of potash, 1 -0-1 Cal-mag, 14-0-0 

growers secret nitroge n, algamin, blood meal, bloom -bat guano, calcium mainstay, dipel, forge, gnatrol WDG, 

Grandevo, H2H 3 -2-1 Grow, humega humic acid, liquid potassium, metalosate multimineral, mycotrol, mykos, 

natures nectar 0 -0-5 potassium, natures nectar 0 -4-0 phosphorus, Nu-film P, Omni, Silwet, SS SCI suncor soil, 

trilogy, and worm castings. See attached Chemical List Binder for corresponding material safety data sheets 

(25 total). Totals will only be what is necessary for the upcoming grow cycles, stored on shelves withi n 

secondary containment. All staff will be properly trained on the handling practices of chemicals used for the 

cultivation and what to do in the event of unintended exposure.  

 

Water Management Plan  

mailto:planning@co.slo.ca.us
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The project site  served by one existing groundwater wel l that has historically served the property for 

agricultural activities . Three  5,000-gallon water tanks will serve the indoor cultivation and one 10,000 -gallon 

water tank will be used for fire suppression . Total water demand is estimated to be 2.95 Acre-Feet per Year.  

 

Baseline Conditions . Existing structures include a commercial 2,000 gallon above ground diesel fuel tank 

(PMT2011-00082); two single family dwellings  (2,610 and 2,790 square feet respectively); a 2,612 square foot 

metal ag accessory building;  a 383 square foot modular office building; a  mobile home to be  remov ed, and a 

storage shed.  Al l unpermitted structures will be permitted, brought up to code, or removed. The applicant 

lives onsite in one of the two residences.  The interior access road is  20 feet wide and contains an all -weather 

surface, providing access to the siteɅs residences and existing accessory structures.  The project site has pipe 

fencing a long the  Mehlschau Road frontage and six -strand barbed wire fencing along the east, west and north  

property lines (Figure s 4 & 5).  Both fences are 6 feet tall .  

One existing well serves the residential  and agricultural operations . A pump test completed in 2016 

determined a measured flow rate of 15 gallons per minute . The existing residences are served  by a septic 

leach field.  

Ordinance Modification s  

Parking . The project includes a request for a modification from the parking standards  set forth in LUO Section 

22.18.050. The type of use that is most similar to the proposed indoor cannabis cultivation and ancillary 

nursery is ɈNursery Specialtiesɉ with a parking requirement of one parking space per 500 sf of floor area. 

Cannabis processing ( drying ) is assumed to generate a parking demand comparable to ɈAg Processingɉ which 

requires one parking space per 1,000 square feet of use area. Cannabis manufacturing is most closely related 

to ɈManufacturing and Processingɉ with a parking requirement of 1 parking space per 500 square feet of active 

use area. By applying these standards, the project requires a total of 71 parking spaces as summarized in 

Table 2. The applicant is proposing a total of 12 parking spaces plus one ADA accessible space. 

 

Table 2 -- Required Parking by Use  

Use 

Parking Standard  

(required parking space /square 

feet of area)  

Floor Area  

Square Feet  

Required Number of 

Spaces 

Indoor Cultivation  
1:500 

27,216  54 

Indoor Nursery  6,552  13 

Processing 1:1,000 1,630 2 

Manufacturing  1:500 772 2 

Total:  36,170  71 

 

Fencing. LUO Section 22.40.050 D. 6. requires all cannabis cultivation activities to be fully enclosed within a 

secure fence of at least 6 feet in height that prevents easy access (indoor and/or outdoor). The intent of the 

fencing requirement  is to provide security and to help ensure compatibility with neighboring properties  by 

screening the proposed cannabis activities from view. Fencing  must  be constructed of solid, durable materials 

and must be  located outside of setback areas. These fencing requirements  may be waived or modified 

provided the review authority finds that sp ecifically identified characteristics of the site or site vicinity would 

make the required fencing or screening unnecessary or ineffective and, if applicable , would enhance 

neighborhood compatibility and minimize impacts to viewsheds. In addition, where pr oposed structures are 
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designed to provide the functional equivalent of fencing for security and opacity for screening, fencing around 

indoor cultivation structures may be waived or modified.  

 

Existing fencing includes 6 foot tall pipe fencing along the street  frontage and 6 foot tall, six-strand barbed 

wire fencing along /near  the east, west and north  property  lines. The applicant is proposing 6 foot tall chain 

link security fencing with privacy slats around the cultivation and nursery greenhouses.  No secu rity fence is 

proposed around the processing/manufacturing building (see Figures 4 & 5 ). The applicant is requesting a 

modification from the fencing standards described above to allow (a) security fencing within the projectɅs side 

setback, and (b) no security fencing around the processing/manufacturing building. The SheriffɅs Department 

reviews the security plans for cannabis projects  and will  determine whether the proposed fencing is adequate.  
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Figure 1: Project Location  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2: Project  Vicinity  
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Figure 3 ɀ Existing Conditions   
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Figure 4 ɀ Site Plan   
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Figure 5 ɀ Proposed Fencing  
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